City Planning Commission Meeting CPC Deadline: 01/23/15
Tuesday, December 9, 2014 CC Deadline: 02/24/15

Council District: E
Council Member: Gray

PRELIMINARY STAFF REPORT

To: City Planning Commission Prepared by: Dale Thayer
Zoning Docket: 118/14 Date: November 14, 2014

L. GENERAL INFORMATION:

Applicant:

Request:

Location:

Description:

ZD 118/14

Patricia B. Tombar, August J. Roques, Jr., Doris H. Kimble, Scott Wolfe,
Jane L. Wolfe, and 5000 N. CLAIBORNE, LLC

This is a request for a zoning change from an RD-3 Two-Family
Residential District and a B-1 Neighborhood Business District to a B-2
Neighborhood Business District.

The property is located on Square 676, Lots 1, 2, 3, 4, 9 through 12, A, B,
C, G, H and I, in the Third Municipal District, bounded by North
Claiborne Avenue and Reynes, Forstall, and North Robertson Streets. The
municipal addresses are 5000-5030 North Claiborne Avenue, 1502-1510
Forstall Street, and 5011 North Robertson Street. (PD 8)
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ZD 118/14

The subject site is the entirety of Square 676, which contains a total of
fourteen (14) lots. Square 676 is immediately bounded by North Claiborne
Avenue and Reynes, Forstall, and North Robertson Streets. The applicants
propose a zoning change of the entirety of Square 676 to B-2
Neighborhood Business District for the future development of a general
retail establishment (CVS Pharmacy) less than 25,000 sq. ft. in total floor
area.

Lots 1, 2, 3 and 4 have frontage on N. Robertson Street and are currently
located within the RD-3 Two-Family Residential District. Each lot
measures thirty feet (30”) in width and one hundred six feet eight inches
(106°8”) in depth for a total area of three thousand two hundred square
feet (3,200 sq. ft.). Currently, each lot is vacant land and void of
structures.

Image #2: Square 676 — Lots 1,2, 3 and 4

Lots 9, 10, 11 and 12 have frontage on N. Claiborne Avenue and are
currently located within the B-1 Neighborhood Business District. Each lot
measures thirty feet (30°) in width and one hundred six feet eight inches
(106°8”) in depth for a total area of approximately three thousand two
hundred square feet (3,200 sq. ft.). All lots combine to create a parcel that
is currently surfaced with an impervious concrete cap and the structural
shell of a vacant building.
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Lots A, B and C have frontage on Forstall Street and currently are located
within the RD-3 Two-Family Residential District. Lot A measures forty
feet six inches (40°6™) in width and one hundred twenty feet three inches
(120°3”) in depth for a total area of approximately four thousand eight
hundred seventy square feet (4,870 sq. ft.). Lot B measures thirty feet
seven inches (30°7”) in width and one hundred twenty feet three inches
(120°3”) in depth for a total area of approximately three thousand six
hundred seventy seven square feet (3,677 sq. ft.). Lot C measures thirty
five feet six inches (35°6”) in width and one hundred twenty feet three
inches (120°3”) in depth for a total area of approximately four thousand
two hundred sixty nine square feet (4,269 sq. ft.). Lots A and B combine
for an occupied single-family residential development. Lot C is vacant
land and void of structures.

Image #4: Square 676 — Lots A, B and C




ZD 118/14

Lots G, H and I have frontage on Reynes Street and are currently located
within the B-1 Neighborhood Business District. Lot G measures thirty
four feet eight inches (34°8”) in width and one hundred twenty feet three
inches (120°3”) in depth for a total area of approximately four thousand
one hundred sixty eight square feet (4,168 sq. ft.). Independently, Lots H
and I each measure thirty six feet (36’) in width and one hundred twenty
feet three inches (120°3”) in depth for a total area of four thousand three
hundred twenty nine square feet (4,329 sq. ft.). All lots combine to create
a parcel that is currently surfaced with an impervious concrete cap and the
structural remains of a vacant gasoline service station.

Image #4: Square 676 — Lots G, Hand [




Why is City Planning Commission action required?

The City Planning Commission is required to make a recommendation on all requests for zoning
map amendments prior to City Council action, in accordance with Article 16, Section 16.2.3.2
Planning Commission Recommendation of the Comprehensive Zoning Ordinance.

II.

A.

ANALYSIS

What is the zoning of the surrounding areas? What is the existing land use and how
are the surrounding areas used?

Image #5: Square 676 — Lower Ninth Ward Neighborhood

B-1 Zoning

par

1 Square 676

RD-3 Zoning L “rns

Source: City o% New Orleéns Property VieWer

Located in the south side of N. Claiborne Avenue in the Lower 9™ Ward Neighborhood,
the subject square is split by two (2) zoning districts: B-1 Neighborhood Business
District and RD-3 Two-Family Residential. The B-1 Neighborhood Business District
captures many lots generally fronting on N, Claiborne Avenue between Reynes and
Egania Streets. The B-1 Neighborhood Business District also extends to N. Derbigny
Street for properties located on Squares 711, 710, 709 (north side of N. Claiborne Ave.).
Beyond N. Derbigny Street is an RM-2 Multiple-Family Residential District immediately
followed by a large RD-3 Two-Family Residential District. The southern portion of the
subject square, bounding N. Robertson Street is located within a large RD-3 Two-Family
Residential District that captures the majority of properties located between N. Claiborne
and St. Claude Avenues. The surrounding area is developed with recently constructed or
renovated residential dwellings, several vacant lots and some commercial activity along
N. Claiborne Avenue.

ZD 118/14 5



The staff anticipates adoption of a new Comprehensive Zoning Ordinance and Zoning
Map at some point in the near future. The draft zoning map delineates the current B-1
Neighborhood Business District boundaries as C-1 General Commercial District and the
current RD-3 Two-Family Residential boundaries as HU-RD2 Historic Urban Two-
Family Residential District.

B. What is the zoning and land use history of the site?

Zoning: 1929 — “L” Unrestricted
1953 — Lots 9, 10, 11 & 12: “E” Neighborhood Shopping District
Remainder of Site: “B” Two-Family District
1970 — RD-3 Two-Family District

Land Use: 1929 — Vacant Land
1949 — Lots 1, 2, 3 and 4: Single Family Residential
Part of Lot 1: Commercial Building
Remainder of Site: Vacant Land
1999 — Commercial'

C. Have there been any recent zoning changes or conditional uses in the area? If so, do
these changes indicate any particular pattern or trend?

Over the past five years, there have been no zoning change requests within the five block
area around the petitioned site.

D. Are any major streets involved? What impact will the proposed zoning change have
on the transportation system, if any?

According to the New Orleans Major Street Plan, N. Claiborne Avenue is a major street
and Reynes, Forstall, and North Robertson Streets are classified as collector and local
streets. N. Claiborne Avenue is a two-way thoroughfare, with two (2) separate and
directional lanes separated by a large neutral ground. Both sides of N. Claiborne Avenue
provide for on-street parking. Forstall Street is a one-way, northbound street with one (1)
lane of travel and provides on-street parking along its shoulders. Reynes Street is a one-
way, southbound street with one (1) lane of travel and provides on-street parking along
its shoulders. N. Robertson Street is a two-way street with one (1) shared lane of travel
and provides on-street parking along its shoulders.

The proposed zoning change would have an impact on the transportation system. As the
proposed use is a general retail establishment (CVS Pharmacy), it will generate more

1 The 1999 Land Use Plan characterized general land use in squares and is not lot specific.
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traffic and will require more parking than current uses. As shown above, the 1949 Land
Use Plan depicts that a portion of Lot 1 was formally utilized for Commercial activities.
Aside from that, the remainder of the southern section of Square 676 was historically and
currently utilized for residential developments. However, it is important to note that
commercial businesses were historically located on the subject square for lots fronting on
N. Claiborne Avenue.

E. What is the purpose of the proposed rezoning, and what effect would it have on the
adjacent land uses?

The requested B-2 Neighborhood Business District regulations are designed to encourage
compatibility with adjacent or nearby land uses and the general character of the area. The
permitted uses include restaurants and a variety of medium intensity retail and service
businesses which are both pedestrian and automobile oriented. The conditional uses
include more intense commercial uses such as cocktail lounges, fast food and cafeteria
restaurants as well as mini-warehouses and boarding houses.

The petitioned site was originally utilized for commercial activities for lots bounding N.
Claiborne Avenue and residential dwellings for lots bounding N. Robertson Street.
Square 676 is primarily vacant land with the exception of Lots A and B, which are
currently developed with a single-family residential structure. The requested zoning
change would allow the applicant to construct a general retail establishment on the
entirety of the subject square, which will contribute to an increase of traffic in the area.
Uses that generate additional adverse impacts are generally categorized as conditional
uses which will require design review and approval by the City Council through the
conditional use process. The applicant proposes 50 off-street parking spaces, which
includes four (4) handicapped spaces, for the anticipated retail development.

F. Can the request be considered a spot zone? Does it fall within the Historic Non-
Conforming Use Policy?

No. For a request to be considered a spot zone, a petitioned property would consist of
one (1) lot that is singled out for treatment dissimilar to that of surrounding parcels. The
City Planning Commission’s Administrative Rules, Policies, and Procedures for the City
Planning Commission state that the City Planning Commission will not support spot
zones, as a general matter. While the City Planning Commission is generally not
supportive of spot zones, it will sometimes make exceptions for historic commercial
properties if their historic use and physical design justify zoning them differently from
surrounding residential properties. As shown above, the petitioned square is equally
divided into two (2) separate zoning districts consisting of seven (7) separate lots per
each zoning district. The request is for a zoning change to all 14 lots of Square 676 to a
B-2 District. As the petitioned property consists of an entire square with multiple vacant
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III.

lots, despite having two (2) separate zoning districts, the staff believes the request would
not be considered consistent with a spot zone.

Are the proposed actions supported by or in conflict with the policies and strategies
of the Plan for the 21" Century: New Orleans 2030?

The petitioned site is within two (2) Future Land Use Map (FLUM) Categories. “Chapter
14: Land Use Plan” of the Master Plan designates the future land use of Lots 9, 10, 11,
12, I, H & G as “General Commercial.” For these lots, the requested change to B-2
Neighborhood Business District is consistent with the Plan for the 2Ist Century,
commonly known as the Master Plan. However, “Chapter 14: Land Use Plan” of the
Master Plan designates the future land use of Lots 1, 2, 3, 4, A, B & C as “Pre-War
Residential Low Density.” That request is inconsistent with the Master Plan. The goal,
range of uses, and development character for that designation are copied below:

GENERAL COMMERCIAL

Goal: Increase the availability of retail services and amenities (and increase retail tax
base) within the City of New Orleans, especially in areas that are currently underserved
by retail, with existing and new medium- and large-scale commercial establishments and
shopping centers.

Range of Uses: Larger commercial structures including shopping and entertainment
centers typically anchored by large supermarkets, department stores or big-box style
establishments with supportive chain retail and surface or structured parking.

Development Character: Structures oriented to the street where possible to encourage
both pedestrian and automobile traffic. Sites are limited to accessible locations along
major city roadways or highways with minimal negative impact on surrounding
residential areas, often in proximity to transit.

PRE-WAR RESIDENTIAL LOW DENSITY

Goal: Preserve the scale and character of pre-war (WWII) residential neighborhoods of
lower density where the predominant use is single and two-family residential and allow
for compatible infill development. Discourage the development of additional multifamily
housing that is out of scale with existing character.

Range of Uses: New development generally limited to single or two-family dwellings,
and preservation of existing three- to four-family buildings. Traditional corner
store/businesses may be allowed where current or former commercial use is verified.

ZD 118/14 8



Supporting public recreational and community facilities (i.e., schools and places of
worship) also allowed.

Development Character: New development will fit with the character and scale of
surrounding residential neighborhoods where structures are typically located on smaller
lots and have minimal front and side setbacks. Maximum density of 24 units/acre.

e,

Image #6: Square 676 — FLUM Categories

el
e

/4 General Commercial

Square 676

Pre-War Residential Low Density ‘ja}).s ‘

Source: City of New Orleans Property VieWér

The applicant is requesting a zoning change from an RD-3 Two-Family Residential
District and a B-1 Neighborhood Business District to a B-2 Neighborhood Business
District to permit the development of a general retail establishment (CVS Pharmacy) on
the entirety of the Square 676. As shown in Image #6 above, Square 676 is split between
two (2) Future Land Use Map (FLUM) Categories: General Commercial and Pre-War
Residential Low Density.

With regard to the General Commercial designation, lots 9, 10, 11, 12, I, H & G were
formerly developed with a gasoline service station and a commercial structure. The
proposed zoning change to allow a general retail establishment on this portion of the site
fits within the more intense range of uses described in the General Commercial
designation. Therefore, the staff believes the request is consistent with the Master Plan.
With regard to the Pre-War Residential Low Density designation, lots 1, 2, 3,4, A, B &
C were formally or are currently developed with residential dwellings.

As shown in Section II(B) of this report, lot 1 did depict a commercial structure on 1949
Future Land Use Map. However, the staff found no other evidence of recent non-
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IV.

residential activity to these lots. The proposed zoning change to allow a general retail
establishment on this portion of the site does not fit within the range of uses described in
the Pre-War Residential Low Density designation. In addition, this section of the
proposed site contains lots historically used for residential purposes. For these reasons,
the staff believes the request for a zoning change on lots 9, 10, 11, 12, I, H & G is
consistent with the Master Plan while a zoning change to a B-2 District on lots 1, 2, 3, 4,
A, B & C is inconsistent with the Master Plan

SUMMARY

ZD 118-14 is a request for a zoning change from an RD-3 Two-Family Residential
District and a B-1 Neighborhood Business District to a B-2 Neighborhood Business
District. The subject site is the entirety of Square 676, which contains a total of fourteen
(14) lots. When combined, the proposed site has a total area of forty six thousand nine
hundred thirteen square feet (46,913 sq. ft.) or approximately one (1) acre. Square 676 is
immediately bounded by North Claiborne Avenue and Reynes, Forstall, and North
Robertson Streets. The applicants propose a zoning change of the entirety of Square 676
to B-2 Neighborhood Business District for the future development of a general retail
establishment (CVS Pharmacy) less than 25,000 sq. ft. in total floor area.

The requested zoning change would not constitute a spot zone as it consists of the
rezoning of an entire square with multiple vacant lots. However, the request is within
two (2) Future Land Use Map (FLUM) Categories. This request is consistent with the
Master Plan for areas designated as “General Commercial” but inconsistent with the
Master Plan for areas designated as “Pre-War Residential Low Density.” Due to the
inconsistency of lots 1, 2, 3, 4, A, B & C with the Master Plan with regard to the
requested zoning change and historical residential development pattern, the staff
recommends modified approval of the request to rezone only those portions within the
current “General Commercial” FLUM Category to B-2 Neighborhood Business District.

PRELIMINARY STAFF RECOMMENDATION?

The staff recommends MODIFIED APPROVAL of Zoning Docket 118/14, a request
for a zoning change from an RD-3 Two-Family Residential District and a B-1
Neighborhood Business District to a B-2 Neighborhood Business District, to permit only
the zoning change from B-1 District to a B-2 District.

2 Subject to modification by the City Planning Commission

ZD 118/14 10



VI. REASON FOR RECOMMENDATION

1. The request is not consistent with the Master Plan Future Land Use Designation
of Pre-War Residential Low Density with regard to lots 1,2, 3,4, A, B & C.

2. Historically, lots 1, 2, 3, 4, A, B & C have primarily been utilized for residential
development and not commercial activity.

ZD 118/14 11



Petitioned Site
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Community Meeting Invitation

August 25", 2014
Dear Neighbor:

Our client, CVS Pharmacy, is interested in developing the site at 5030 N. Claiborne Avenue and
would like to open a new pharmacy at this location. It would operate as a convenience store and
pharmacy with all of the traditional amenities. The site has been vacant for some time and we
look forward to redeveloping this site into something that will benefit the community.

The site is not currently properly zoned for a pharmacy, which means we are required to apply
for a zoning change in order to move forward with the project. Our application has to be heard
by the City Planning Commission and the City Council. Because you are a nearby neighbor or
otherwise interested in the neighborhood, we are inviting you to a meeting where you can learn
more about what we propose, and present questions, concerns, and requests for the location.

The meeting will take place:

Wednesday, September 3 from 5:00pm — 7:00pm (presentation at
6:00pm)

Martin Luther King Elementary School, 1617 Caffin Avenue

This letter is being delivered through U.S. Mail. At the meeting, we will provide a sign-in sheet to
obtain email addresses, so that we can keep you updated if there are any changes to the plans.

At the meeting we will also present site plans and elevations to give you a better idea of what
we'd like to do. The pharmacy would occupy the entire block on Claiborne Avenue, between
Forstall Street and Reynes Street. It will include a front entrance on Claiborne Avenue and a
parking lot with a handicapped-accessible entrance on Claiborne Avenue. If we receive
approval, we plan to start the construction work within a few months of the approval, and
estimate that the work should take approximately twelve months.

If you have questions or comments, or are unable to attend the meeting, please do not hesitate
to contact us for more information. We hope to see you at the meeting on September 3",

Sincerely,

Mike Sherman
504.250.2257

Avery Cootes
504.301.5228



Neighborhood Participation Plan Meeting

Wednesday, September 3rd, 5:00-7:00p.m.
Dr. King Charter School Cafeteria

1617 Caffin Avenue
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Neighborhood Participation Plan Meeting

Wednesday, September 3rd, 5:00-7:00p.m.
Dr. King Charter School Cafeteria

1617 Caffin Avenue
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CONSTRUCTION JOB INQUIRIES

Thank you for attending today’s meeting! This meeting is to review
the site plan and design for the future CVS Pharmacy. Later in the
process, we will have a need for employees, in the construction
phase of the project. If you are interested in receiving more
information at that time, please provide your contact information

below.
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CONSTRUCTION JOB INQUIRIES

Thank you for attending today’s meeting! This meeting is to review
the site plan and design for the future CVS Pharmacy. Later in the
process, we will have a need for employees, in the construction
phase of the project. If you are interested in receiving more
information at that time, please provide your contact information

below.
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RETAIL JOB INQUIRIES

Thank you for attending today’s meeting! This meeting is to review
the site plan and design for the future CVS Pharmacy. Later in the
process, we will have a need for retail employees to work in the
pharmacy and store. If you are interested in receiving more
information when we arrive at the hiring process, please provide your
contact information below.
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OPERATIONAL COMMENTS
We appreciate your feedback on this project to build a CVS pharmacy for your neighborhood.
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OPERATIONAL COMMENTS
We appreciate your feedback on this project to build a CVS pharmacy for your neighborhood.
“Involving you and the community is one of the most important aspects of this job. Please fill

out the following with commentary:

name: M. A udrej Julian
Relation to Site and/or Address:
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The City provided the following contacts, which were included in the
Neighborhood Participation Program meeting invitation mail-out list:

<> The following neighborhood organization(s):

Organization Name: Lower Ninth Ward Neighborhood Council,
Inc.

Point of Contact: Vera McFadden

Email: veramcfaddend 14(@yahoo.com

Street Address: 1616 Caffin Avenue
City: New Orleans
Zip: 70117

Organization Name: New Orleans East Economic Development
Foundation

Point of Contact: Joan Savoy

Phone Number: 504-~240-2250

Email: isavoy@noeedf.org

Street Address: 10001 Lake Forest Boulevard, Suite 1101
City: New Orleans

Zip: 70127

= The City Councilperson for the District associated with your
address:

District "E"
James Austin Gray IIOCity Hall, Room 2W600
1300 Perdido Streetl]

New Orleans, LA 70112



Phone: (504) 658-10500Fax: (504) 658-10580jagray(@nola.gov




